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August  1,  I960 


Honorable  Scott  B.  Berkeley,  Chairman 
Planning  Commission 
Goldsboro,  North  Carolina 

Dear  Mayor  Berkeley: 

We  are  pleased  to  transmit  herewith,  the  report,  Preliminary 
Plan  for  the  Central  Business  District,  Goldsboro,  North  Carolina. 

The  purpose  of  this  report  is  to  furnish  a  detailed  analysis 
of  the  central  business  district  and  to  present  a  suggested  approach 
to  solutions  of  its  problems.  It  is  not  our  intention  to  imply  that 
the  analysis  and  preliminary  plan  present  the  only  feasible  solutions 
to  these  problems.  However,  it  is  hoped  that  the  property  owners, 
merchants,  city  officials  and  other  interested  groups  will  be  en- 
couraged by  this  study  to  take  appropriate  action  for  the  continual 
revitalization  of  downtown  Goldsboro. 


Respectfully  submitted, 

CITY  PLANNING  AND  ARCHITECTURAL  ASSOCIATES 


Robert  N.  Anderson,  Jr. 
SNAscb 
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I.  .INTRODUCTION 

The  city  of  Goldsboro  is  in  the  center  of  the  prime  agricultural 
area  of  eastern  North  Carolina.  It  was  incorporated  in  1847,  and  has  grown 
to  be  the  leading  retail  and  commercial  center  of  Wayne  County  and  the  sur- 
rounding Bright  Leaf  Area.  The  Bright  Leaf  Area  is  composed  of  six  other 
counties  and  in  the  spring  of  I960  had  a  total  population  of  395,576. 

The  central  business  district  of  Goldsboro  is  the  retail  center  and 
focal  point  of  the  city  and  surrounding  countryside.  To  maintain  this 
position  in  the  future,  it  must  continue  to  offer  convenience  to  the  people 
who  shop  and  work  there,  and  it  must  also  offer  pleasant  and  attractive 
surroundings. 

The  central  business  district  is  continually  faced  with  outside 
competition  for  trade.  Some  of  this  comes  from  outlying  shopping  centers 
and,  since  automobiles  have  made  travel  so  convenient  and  rapid,  cities  with- 
in a  large  radius  also  compete  for  Goldsboro  customers. 

Continual  modernization  of  central  business  district  facilities  and 
use  of  modern  merchandising  techniques  is  also  necessary  to  prevent  new 
regional  shopping  centers  from  being  developed  in  outlying  areas  of  the 
city. 

The  central  business  district  is  too  important  to  allow  competition 
to  slow  its  growth  and  prosperity.  Merchants  and  landowners  benefit  by  its 
sales.  Bankers,  realtors,  and  wholesalers  benefit  from  downtown  activity 
and  prosperity.  Also,  the  city  government  obtains  a  large  portion  of  its 
tax  revenue  from  downtown  property. 


All  interested  groups  must  work  together  if  the  challenge  of  the 
future  is  to  be  met.  There  are  many  things  to  be  done.  A  first  step  is 
the  preparation  of  this  plan  and  report.  It  brings  together  data  pertinent 
to  the  central  business  district  and  presents  a  preliminary  plan  for  its 
development.  As  such  it  can  be  the  subject  of  discussion  and  possibly  the 
basis  for  future  action. 


II.  ECONOMIC  BACKGROUND 

The  economy  of  the  area  that  supports  Goldsboro 's  central  business 
district  has  been  described  in  detail  in  the  report,  Economy,  Goldsboro, 
N.  C,j  dated  December,  1959.  In  this  report  it  was  noted  that  Goldsboro »s 
economy  is  based  primarily  on  agriculture.  Almost  all  of  the  city's  in- 
dustries reflect  the  agricultural  base  of  the  area  through  either  use  of  raw 
materials  produced  in  the  region  or  the  manufacture  of  products  used  by 
agriculture.  Another  important,  and  more  recent  contributor,  to  Goldsboro's 
economy  is  the  Seymour  Johnson  Air  Force  Base  which  has  a  military  and 
civilian  population  of  about  15,000  persons.  The  base's  reactivation  in 
April,  1956  has  spurred  the  growth  of  the  area's  retail  sales.  However, 
the  retail  activity  of  the  city  is  derived  from  a  larger  area  than  the  city, 
that  is,  the  retail  trade  area. 

To  obtain  a  crude  definition  of  Goldsboro's  retail  trade  area 
Reilley's  law  of  retail  gravitation  was  used.  This  law  generally  states 
that  the  attraction  of  a  retail  business  center  on  any  one  segment  of  the 
population  is  proportional  to  the  relative  size  of  that  center  and  inversely 
proportional  to  the  distance  from  that  center.  Once  roughly  defined,  this 
area  was  then  modified  to  take  into  consideration  the  distribution  of  news- 
paper circulation  and  sales  information  from  the  Audit  Bureau  of  Circulation 
and  Sales  Management  Magazine.  By  further  adjustment  of  this  area  to  con- 
form to  the  nearest  political  boundaries,  it  is  seen  that  all  of  Wayne 
County  and  the  adjacent  townships  in  Greene,  Lenoir,  Duplin,  Samson,  and 
Johnston  Counties  form  the  area  that  depends  primarily  on  Goldsboro  for  its 
shopping  needs.  This  area  is  shown  on  the  following  map. 

-3- 


RETAIL      TRADE       AREA 


GOLDS  BO  RO,  N.  C. 


iLSON 


*„.    V°) 


.^  s 


/ 


N  C     O'U    N    T    Y 


/, 


J       i 


S\ 


/ 


/' 


\  COUNTY    I 

•CLINTON 


AYNE  /COUNTY 


X 


c    o    uVn    t  (y 


S    A      MS     ON 


L    E  In    O   I    R 

C     O (u     N     T     Y 

•  ^N       V 

JPUINi*       COUNTY 


\ 


/ 


-y 


III.  EXISTING  LAND  USE 

Land  uses  within  the  area  delineated  to  study  the  central  business 
district  are  shown  on  the  map  on  the  following  page.  The  area  covered  by 
this  map  has  been  subdivided  into  smaller  areas  in  accordance  with  the  groups 
of  similar  uses  that  exist  within  the  central  business  district.  Area  "C" 
is  the  core  of  the  central  business  district.  Although  the  shaded  areas 
surrounding  Area  "C"  are  primarily  residential  in  character,  they  contain 
existing  commercial  uses  related  to  the  central  business  district. 

The  commercial  uses  in  the  central  business  district  have  been 
classified  into  three  categories  according  to  function  and  space  needs. 
These  are:  pedestrian-oriented  business,  automobile-oriented  business, 
and  office  use. 

The  pedestrian-oriented  business  included  department  stores,  cloth- 
ing stores,  drug  stores,  restaurants,  and  other  similar  establishments. 
This  category  has  relatively  low  floor  area  requirements  per  customer  and 
primarily  caters  to  the  auto  driver  who  has  become  a  pedestrian  for  the 
purpose  of  performing  more  than  one  shopping  transaction. 

Automobile -oriented  business  includes  uses  devoted  to  automobile 
service  facilities  and  other  business  enterprises  that  must  have  large 
amounts  of  space  per  customer.  The  businesses  in  this  category  create 
special  planning  problems  because  of  their  space  requirement  and  their 
orientation  to  the  automobile. 

The  office  use  category  includes  business  establishments  that  do  not 
make  retail  sales,  such  as  offices  and  financial  institutions. 
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EXISTING        LAND         USE 

CENTRAL      BUSINESS     DISTRICT       -      GOLDSBORO,  N  C. 


® 


SCALE    IN  HUNDREDS  OF  FEET 

CITY  PLANNING  AND  ARCHITECTURAL  ASSOCIATES,  CHAPEL  HILL, 

THE  PREPARATION  OF  THIS  MAP  WAS  FINANCED  IN  PART  THROUGH  AN  URB/ 
PLANNING  GRANT  FROM  THE  HOUSING  AND  HOME  FINANCE  AGENCY  UNDE 
OF  SECTION  701  OF  THE    HOUSING  ACT  OF  1954,  AS   AMENDED 


LEGEND 

PEDESTRIAN     ORIENTED    BUSINESS  | 

AUTOMOBILE     ORIENTED    BUSINESS 

OFFICE  | 

PARKING 

PUBLIC    AND    INSTITUTIONAL 

INDUSTRIAL,  WHOLESALING,  TRANSPORTATION,  COMMUNICATION  [ 

RESIDENTIAL  r 


-ENTRAL     BUSINESS      DISTRICT      SURVEY         AREA 


GOLDSBORO.N.C. 


Existing  pedestrian  oriented  businesses  are  concentrated  in  the 
central  business  district  surrounding  the  intersection  of  Walnut  and  Center 
Streets,  Similar  types  of  stores  are  grouped  together  and  offer  the 
attraction  of  comparison  shopping. 

Most  of  the  automobile  oriented  businesses  are  spread  along  the  north 
edge  of  the  retail  center,  in  the  north  portion  of  area  "C"  and  the  south 
portion  of  Area  "A",  A  few  automobile  oriented  uses  are  at  the  southern 
edge  of  the  central  business  district. 

Office  uses  are  scattered  throughout  the  central  business  district. 

Table  1  presents  a  summary  of  existing  land  uses  in  the  central 
business  district  survey  area.  Residential  use  is  predominant  because  the 
survey  area  includes  an  area  large  enough  to  plan  for  future  commercial 
activities. 

Table  2  gives  a  breakdown  of  the  existing  land  uses  by  the  various 
sub-areas  of  the  central  business  district  survey  area.  As  can  be  seen 
from  this  table  Area  "C"  has  by  far  the  greatest  amount  of  commercial  land. 

A  detailed  survey  was  made  to  determine  the  amount  of  floor  space  de- 
voted to  each  land  use  classification  in  the  central  business  district. 
Commercial  uses  were  broken  down  into  pedestrian-oriented  business,  automo- 
bile-oriented business  and  office  uses.  The  floor  area  in  residential  use 
was  not  obtained.  Table  3  presents  the  first  floor  area  for  various  uses 
while  Table  4  indicates  the  area  in  use  on  second  floors  and  above.  Table 
5  summarizes  the  floor  areas  in  commercial  use  in  the  central  business  dis- 
trict. The  total  floor  area  devoted  to  commercial  use  is  slightly  over 
1,600,000  square  feet. 

Table  6  presents  the  existing  building  height  index  for  each  commer- 
cial classification.  This  average  height  was  obtained  by  dividing  the  first 

floor  area  into  the  total  floor  area  of  each  category. 
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Table  1 


SUMMARY  OF  EXISTING  LAND  USE 
Central  Business  District.  Survey  Area 


Use 

Commercial 

Public  and  Institutional 

Industrial  and  Wholesale 

Transportation,  Communication 
and  Utilities 

Residential 

Vacant 

Streets 

Alleys  and  Miscellaneous 

Total  305.3  100.0 


AcreB 

Percent  of  Total 

53.8 

17.6 

22.3 

7.3 

4.0 

1.3 

5.6 

1.8 

.40.6 

46.1 

4.7 

1.5 

73.2 

24.0 

1.1 

0.4 

Table  2 


EXISTING  LAND  USE  BY  SUB-AREAS 
(in  acres) 

Central  Business  District,  Goldsboro,  N„  C. 


Use 

Area  "A" 

Area  "3" 

Area  1!C" 

Area  "D»  Area  "E" 

'  Area  "F" 

Total 

Commercial 

8.1 

6.1 

30.5 

2.4 

4.8 

1.9 

53.8 

Public  and 
Institutional 

9.9 



6.6 

.7 

3.3 

1.8 

22.3 

Industrial  and 
Wholesale 

2.2 

•  1 

1.4 

— 

.3 



4.0 

Transportation 
Communication 
and  Utilities 

.9 

3.5 

1.2 

5.6 

Vacant 

1.7 

.9 

.3 

1.3 

.4 

.1 

4.7 

Residential 

32.4 

23.1 

7.4 

10.9 

28.2 

38.6 

140.6 

Total 

55.2 

33.7 

46.2 

^6.5 

37.0 

42.4 

231.0 

Streets 

73.2 

Alleys  and  Misc 

1.1 

Total 

305.3 

Table  3 


EXISTING  FiDOR  AREA  -  FIRST  FLOOR 
(in  square  feet) 

Central  Brsiness  District,  Goldsboro,  N.  C. 

Use       Area  "A"  Area  "B"  Area  "C"  Area  "D"  Area  "E"  Area  "F"   Total 

Pedestrian 

Oriented       6,160   27,036  548,483   34,094  3,250   619,023 

Automobile 

Oriented      83,490   60,324   93,912   4,370   17,600   3,000   267,696 

Office         1,440   5,500   76,345   2,730   18,800  10,800   115,615 

Commercial 

Sub-Total      96,090   92,860  718,740   7,100   70,494  17,050  1,002,334 

Public  St 

Institutional      70,665      103,670      7,700        13,540    19,200        214,775 

Industrial  & 

Wholesale      33,852   2,625   53,533   9,460  99,470 


Tran  s  port  at  ion 

Communication 

and  Utilities        1,520      11?776      6.300        19,596 

Vacant  5,280        5,800      m-8,897       1,500  _™ZZ1_      6l'477 

Total  207,407     113,061    924,840    21,100        94,994    36,250    1,397,652 


Table  4 

EXISTING  FLOOR  AREA  -  SECOND  FLOOR  AND  ABOVE 
(in  square  feet) 

Central  Business  District,  Goldsboro,  N.  C. 

Use  Area  "A"  Area  ,IT?'  Area  "C"  Area  "D"  Area  "E"  Area  "P*       Total 

Pedestrian 

Oriented  368,534      2,400        1,200        327,134 

Automobile 

Oriented  27,552    6,500        22,226      56,278 

Office 156,835      14,850        171,685 


Commercial 

Sub-Total  27,552    6,>00      547,595      17,250        1,200        600,097 


Public  & 

Institutional  79,299      8,160        87,459 


Industrial  & 

Wholesale  10,754    29,546      40,300 


Transportation 

Communication 

&  Utilities              . 6,300        6,300 

Vacant                       6,000  39,361      1,500        46,861 

Total  38,306  12,500  695,801  6,300  26,910  1,200  781,017 

First  Floor  207,407113,061  924,840  21,100  94,994  36,250  1,397,652 

All  Floors  245,713125,561  1,620,641  27,400  121,904  37,450  2,178,669 


Table  5 

Summary  of  Total  Floor  Areas  in  Commercial  Use 

(in  square  feet) 
Central  Business  District,  Goldsboro,   W.C. 


Pedestrian  oriented  business 

1st  Flocr    619,023 

2nd  and  above 372,134 

Total 991,157 

Automobile  oriented  business 

1st  Floor  267,696 

2nd  and  above 56,278 

Total 323,974 

Office  uses 

1st  Floor  115,615 

2nd  and  above 171,685 

Total     287,300 

Vacant 

1st  Floor  61,477 

2nd  and  above 46,861 


Total 108,338 


Total  Commercial  Floor  Space  1,602,431 

Total  Central  Business  District  Floor  Space  2,178,669 

(excluding  residential) 


Table  6 

Building  Height  Index 

(Average  Height  in  Stories) 

Central  Business  District,  Goldobcro,   N.  C. 

Pedestrian-Oriented  Business  1.6 

Automobile-Oriented  Business  1*2 

Office  Use  2.5 


IV.  FUTURE  SPACE  REQUIREMENTS 

The  most  widely  accepted  means  of  estimating  space  needs  for  a 
central  business  district  is  that  of  relating  the  growth  of  the  district  to 
the  growth  of  the  retail  trade  area.  The  present  population  of  the  Goldsboro 
retail  trade  area  is  approximately  135,000.  If  present  trends  continue,  the 
population  of  this  area  will  be  approximately  170,000  by  1980,  an  increase 
of  26$.  The  population  of  Wayne  County  is  expected  to  increase  29>0OO  by 
that  date;  the  remainder  of  the  retail  trade  area  population  is  expected  to 
increase  by  only  6,000.  The  central  business  district  of  the  City  of 
Goldsboro  should  receive  full  benefit  from  the  increase  in  population  which 
will  take  place  in  the  retail  trade  area.  Thus  26$  is  being  used  as  an 
expansion  factor  to  determine  the  future  space  requirements  of  Goldsboro 's 
central  business  district. 

Use  of  the  trade  area  population  increase  of  26$  as  an  expansion 
factor  for  the  commercial  growth  of  the  central  business  district  assumes 
that  the  present  level  of  services  and  area  per  customer  will  be  maintained. 
By  allowing  for  a  vacancy  rate,  which  corresponds  to  the  present  vacancy  rate 
of  the  central  business  district,  the  total  floor  space  expansion  ratio,  be- 
comes 27.3$.  Each  commercial  activity  was  expanded  by  this  amount  to  derive 
the  1980  floor  area  requirement. 

The  central  business  district  now  has  an  advantage  over  competing 
dropping  centers  in  the  variety  of  goods  offered  and  in  the  amount  of  com- 
parison shopping,  all  available  in  a  concentrated  area.  To  retain  this 
advantage,  the  future  development  of  the  central  business  district  should  be 
maintained  in  this  concentrated  form.  This  could  cause  increased  land  values 
in  the  retail  center,  making  the  remodeling  or  rebuilding  of  obsolete  build- 
ings a  profitable  effort. 
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In  keeping  with  this  philosophy,  the  building  height  index  for 
pedestrian-oriented  business  has  been  increased  to  1.8  for  the  end  of  the 
planning  period.  The  existing  height  index  of  1,2  for  automobile-oriented 
uses  was  retained,  as  this  type  of  business  is  primarily  on  the  ground  floor. 
The  index  of  2.5  for  office  uses  has  been  reduced  to  2.0  for  the  future. 
Mew  office  buildings  on  the  edge  of  Goldsboro»s  central  business  district 
are  all  one  story  buildings,  pointing  out  a  trend  toward  lower  and  more 
accessible  office  structures* 

To  obtain  an  estimate  of  the  first  floor  areas  of  the  various  CBD 
uses,  the  assumed  building  height  index  was  divided  into  the  total  amount  of 
space  to  be  provided.  Table  7  lists  the  1980  total  floor  space  necessary  for 
the  various  commercial  land  uses.  Table  8  shows  the  allocation  of  the 
additional  commercial  floor  space  to  the  various  areas  within  the  central 
business  district.  This  allocation  was  made  in  conjunction  with  the  pro- 
posals recommended  for  the  future  development  of  the  central  business  dis- 
trict. These  proposals  are  discussed  in  detail  in  the  following  sections 
of  this  report. 

Parking  Space  Requirements 

Presently  parking  in  the  central  business  district  of  Goldsboro  is 
inadequate  and  future  business  expansion  will  cause  an  even  greater  parking 
need.  The  shortage  of  parking  areas  adds  to  traffic  congestion  problems 
as  shoppers  circle  the  blocks  looking  for  spaces  to  park  their  cars. 

Space  for  parking  at  many  new  shopping  centers  is  four  to  five  times 
the  amount  of  building  floor  space  in  these  centers.  Older  shopping  centers, 
providing  parking  space  of  two  to  three  times  the  amount  of  building  floor 
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TABLE  7 
1980  COMMERCIAL  FLOOR  SPACE  REQUIREMENTS 
(in  square  feet) 


Use 

Existing 

Additional 
Required 

Total 
Area 

Total  First 
Floor 

Pedestrian 
Oriented 

991,157 

271,000 

1,262,157 

701,200 

Automobile 
Orient  ed 

323,974 

88,500 

412,474 

343,300 

Office 

287,300 

78,400 

365,700 

183,000 

Total 

1,602,431 

437,900 

2,040.331 

1,227,500 
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TABLE  8 


ALLOCATION  OF  1980  ADDITIONAL  COMMERCIAL  SPACE  REQUIREMENT 
(in  square  feet) 
Central  Business  District,  Goldsboro,  N.  C. 


Total  Floor  Requirements 
Use       Area  "A"  Area  "B"  Area  "C"  Area  "D»  Area  "E»  Area  "F"   Total 


Pedestrian 

oriented   271,000  271,000 


Automobile 

oriented   43,300   —      37,900   7,300   88,500 


Office    —     7,900    13,500  37,000   14,000   6,000     78,400 

Total     43,300   7,900   322,400  44,300   14,000   6,000  437,900 

First  Floor  Requirements 

Use       Area  "A"  Area  "ff»  Area  "C»  Area  "D»  Area  "E"  Area  "F"  Total 


Pedestrian 

oriented   82,200  82,200 


Automobile 

oriented   36,000  —  33,600  6,000  —  —  75,600 

Office     —  6,500  14,400  30,000  11,500  5,000  67,400 

Total     36,000  6,500  130,200  36,000  11,500  5,000  225,200 
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space,  have  found  this  to  be  inadequate.     Because  of  high  land  values, 
central  business  districts  can  not  provide  the  high  ratios  of  parking  found 
in  outlying  centers.     Presently  there  are  0.77  square  feet  of  parking  for 
each  square  foot  of  commercial  floor  space.     A  recommended  minimum  is  a 
ratio  of  1.5  square  feet  of  parking  for  each  square  foot  of  building  floor 
space.     Using  an  area  of  300  square  feet  for  each  parking  space  and  its 
access  drives,  one  parking  space  would  be  required  for  each  200  square  feet 
cf  floor  area.     A  recommended  standard  for  office  uses  is  one  parking  space 
for  each  300  square  feet  of  floor  area.     These  standards  are  required  in  the 
city  of  Goldsboro  by  the  zoning  ordinance  for  businesses  outside  the  heart 
of  the  business  district.     The  area  that  has  no  off-street  parking  required 
by  the  zoning  ordinance  roughly  coincides  with  Area  "C"  on  the  survey  map. 

There  are  4*094  existing  parking  spaces  within  the  central  business 
district,   1,207  off-street  spaces  and  2,887  curb  spaces.     Using  the 
recommended  parking  standards  indicated  above,   5,789  parking  spaces  are 
needed  for  the  existing  1,602,000  square  feet  of  commercial  floor  area.  By 
1980,  2,064  additional  parking  spaces  will  be  required  for  the  commercial 
expansion  in  the  central  business  district.     This  gives  a  total  parking  re- 
quirement of  7»853  spaces  by  1980.     At  least  469  parking  spaces  will  be 
provided  by  enforcement  of  the  zoning  ordinance,  therefore,  3>290  spaces 
will  have  to  be  provided  by  other  means.     This,   added  to  the  existing  4*094 
spaces  will  meet  the  estimated  1980  requirement   of  7>853  parking  spaces. 

Table  9  shows  the  allocation  of  parking  spaces  required  for  both 
existing  and  future  business  areas.     The  table  also  lists  the  existing 
number  of  parking  spaces  and  the  number  of  spaces  that  will  be  provided  by 
future  businesses  through  enforcement  of  the  zoning  ordinance.     In  addition, 
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TABLE  9 

ALLOCATION  OF  REQUIRED  PARKING  SPACE 
Central  Business  District,  Goldsboro,  North  Carolina 
Area  "A"  Area  "B"  Area  »C"  Area  "D"  Area  "E"  Area  "F"   Total 


"Required  for 

existing  uses  717  413  3309  231  612  507  5789 


Required  for 

future  uses   220     26     1595    157      46      20      2064 


Total  Require- 
ment       937    439     4904    388     658     527     7853 


Existing 

spaces      637    413     1739    231     567     507      4094 


To  be  provided 
by  zoning 
ordinance  en- 
forcement   220     26     157      46      20      469 


To  be  provided 

by  other  means  80    —     3165    —      45     —      3290 


Total 

Provided     937    439     4904    3B8  658     527      7853 
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the  number  of  parking  spaces  are  shown  that  need  to  be  provided  by  off- 
street  parking  lots  and  parking  garages  in  order  to  meet  the  assumed  park- 
ing standards. 

Many  of  the  present  parking  spaces  on  the  street  will  have  to  be 
removed  to  provide  additional  traffic  lanes  as  downtown  traffic  increases 
in  the  future.     These  spaces  will  have  to  be  replaced  by  spaces  in  off- 
street  parking  lots.     Therefore,  the  number  of  off-street  parking  spaces, 
shown  in  Table  8,  that  are  needed  to  satisfy  the  assumed  parking  standards 
will  have  to  be  increased  by  the  number  of  curb  spaces  that  are  removed. 

Future  Land  Requirements 

Table  10  shows  the  allocation  of  commercial  land  in  the  central 
business  district  for  1980.     Included  are  existing  areas  plus  areas  needed 
for  expansion  during  the  planning  period.     Since  it  is  not  expected  that  all 
of  the  parking  required  for  Area  8,C"  can  be  located  in  that  area,  part  of 
its  requirement  has  been  allocated  to  the  surrounding  areas.     Land  in  these 
areas  could  be  made  available  for  parking  lots  that  would  be  convenient  to 
Area  »C". 

Space  must  also  be  provided  for  driveways,  unloading  areas,   land- 
scaping areas,   and  other  similar  purposes.     The  amount  allocated  for  this 
purpose  in  Table  10  is  the  total  of  the  existing  residual  space  plus  25$ 
of  the    building  and  parking  area  used  for  new  expansion. 
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TABLE  10 


ALLOCATION  OF  TOTAL  1980  COMMERCIAL  LAND 
(in  Acres) 


Central  Business  District,  Goldsboro,  N.  C. 
Use         Area  "A"  Area  "B"  Area  "C"  Area  "D"  Area  "E"  Area  "F"    Total 


Total  first 

floor  build- 
ing area 

3.0 

2.3 

19.5 

1.0 

1.9 

.5 

28.2 

Total  off- 

street  park- 
ing area 

2.5 

1.3 

12,4 

2.5 

2.4 

2.5 

23.6 

Landscaping, 

drives, 

loading 

6.7 

4.3 

7.2 

2.9 

3.7 

2.0 

26.8 

Total 

12.2 

7.9 

39.1 

6.4 

8.0 

5.0 

78.6 
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V.  PROPOSALS  FOR  CENTRAL  BUSINESS  DISTRICT  DEVELOPMENT 

Summary 

The  map,  "Proposed  Land  Use  and  Circulation  Plan"  on  the  following 
page,  presents  the  future  arrangement  of  uses  and  developmental  concept  of 
the  preliminary  plan  for  the  central  business  district.  The  plan  retains 
as  a  concept  the  grouping  of  similar  uses  that  have  occurred  through 
natural  development.  Pedestrian-oriented  businesses  are  centered  around 
the  existing  central  business  district  core  at  Walnut  and  Center  Streets. 
Automobile-oriented  uses  have  been  expanded  within  the  general  area  they 
now  occupy  at  the  northern  edge  of  the  central  business  district.  Future 
locations  for  office  buildings  are  shown  east  and  south  of  the  central  busi- 
ness district  in  recognition  of  trends  already  established. 

Development  of  off-street  parking  lots  is  recommended  in  the  areas 
surrounding  the  core  of  the  central  business  district.  The  plan  shows 
the  estimated  number  of  automobiles  that  could  be  accommodated  in  both  on 
and  off-street  parking  areas.  The  plan  also  recommends  that  in  future 
street  improvements  emphasis  be  placed  on  the  existing  system  of  streets 
that  provide  circulation  around,  rather  than  through,  the  core  area. 

Traffic  Circulation 
Important  keys  to  the  continued  growth  and  prosperity  of  the 
central  business  district  are  solutions  of  the  circulation  problems  of  the 
pedestrian  and  of  the  automobile.  The  two  types  of  circulation,  along  with 
parking,  are  inter-related  and  dependent  upon  each  other.  However,  they 
should  be  as  separate  as  possible  to  improve  convenience  for  shoppers,  and 
to  minimize  traffic  congestion  and  hazards. 
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Automobile  circulation  can  be  improved  in  several  ways.  The  streets 
in  the  central  business  district  should  be  related  to  a  major  thoroughfare 
plan  for  the  city  to  allow  rapid,  easy  access  to  downtown  shopping  areas 
from  outlying  residential  areas.  The  location  map,  on  the  following  page 
indicates  how  principal  streets  in  the  central  business  district  connect 
with  the  thoroughfare  system  developed  with  the  general  land  use  plan. 
One  pair  of  one-way  streets  has  been  developed  in  this  plan.  Other  one 
way  streets  may  become  necessary,  as  traffic  needs  increase  in  the  future. 
In  addition,  curb  parking  spaces  will  have  to  be  removed  from  major  down- 
town streets  to  provide  additional  lanes  for  increased  future  traffic. 

A  system  of  existing  streets,  pointed  out  on  the  preliminary  plan, 
loop  around  the  central  business  district  to  allow  crosstown  and  through 
traffic  to  bypass  the  downtown  section.  Future  improvements  to  these 
streets  should  encourage  this  movement  since  vehicles  not  on  shopping  trips 
only  add  to  traffic  congestion  if  they  have  to  move  through  the  central 
business  district. 

The  elimination  of  loading  zones  on  the  street  will  reduce  congestion 
caused  by  trucks  parked  on  downtown  streets.  Most  loading  and  unloading 
could  be  done  from  the  rear  of  stores  providing  improved  circulation  and 
loading  docks  in  the  block  interiors. 

Another  reduction  of  traffic  congestion  could  be  made  by  encourag- 
ing greater  use  of  the  bus  system.  An  encouragement  for  greater  use  of 
busses  is  obtained  by  orientating  downtown  business  to  the  pedestrian.  Many 
more  shoppers  would  ride  busses  if  they  did  not  need  their  automobiles  to 
perform  their  shopping  tasks  downtown.    If  the  transit  system  carried 
enough  shoppers,  it  would  eliminate  the  need  for  new  parking  lots  and  some 
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streets.  The  cost  of  additional  bus  equipment  required,  might  be  less 
than  the  cost  of  new  traffic  facilities.  An  investigation  is  recommended 
to  determine  methods  by  which  the  city  may  participate  in  the  improvement 
of  the  bus  system  service  to  the  central  business  district. 

Parking 

Off-street  parking  lots  must  fulfill  several  requirements  to  be 
successful.     The  most  important  factor  is  location.     Parking  lots  will  not 
be  used  if  they  are  over  400  to  600  feet  away  from  the  shopper's  destina- 
tion.    For  this  reason,  parking  lots  shown  on  the  plan  are  placed  through- 
out the  central  business  district  within  walking  distance  of  major  uses. 
The  proposed  lots  are  accessible  from  major  traffic  arteries  leading  to  the 
downtown  area.     Separate  entrances  and  exits  can  be  located  to  permit  turns 
directly  from  and  into  traffic  lanes,  thus  minimizing  conflicting  traffic 
movement . 

Convenience  is  important,  but  exacting  shoppers  will  demand  more 
than  convenient  parking  areas.     Grading,   surfacing,   and  proper  drainage 
allowing  all  weather  use  must  be  provided.     Lanes  and  stalls  should  be 
clearly  marked.     Easy,  direct  movement   of  pedestrians  from  the  parking  area 
to  their  destinations  is  also  called  for.     Attractive  signs  that  tell  the 
purpose,  use,   and  fees,  if  any,  in  a  complete,  understandable  manner  will 
remove  doubts  from  users'  minds  and  increase  parking  lot  usage.     Landscaping 
will  provide  pleasant,   attractive  entrances  and  pedestrian  walks.     Lots 
maintained  free  from  debris  also  make  the  business  area  more  appealing  to 
customers.     All  of  these  factors  promote  maximum  use  of  the  parking  lots. 
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Multi-story  parking  will  be  needed  in  certain  areas  in  order  to 
keep  spaces  within  customer  walking  distance.  Further  study  will  be  re- 
quired to  determine  final  justification  and  the  staging  of  construction  of 
these  parking  structures.  Initially  ground  level  parking  may  be  provided. 
As  each  structure  is  justified,  additional  level  would  then  be  constructed 
over  the  existing  ground  level  parking.  The  preliminary  plan  shows  tentative 
locations  of  proposed  parking  lots.  The  number  of  spaces  are  based  on 
future  requirements  generated  by  businesses  in  the  central  business  district 
and  actual  sites  should  be  as  close  to  the  tentative  location  as  possible. 

Parking  facilities  may  be  either  public  or  privately  owned  and/or 
operated.  Municipal  ownership  and  operation  have  the  following  advantages; 

1.  Such  ownership  is  more  likely  to  provide  an  assurance  of 
permanency. 

2.  Facilities  may  be  effectively  distributed  as  part  of  a  general 
plan,  and  need  not  be  limited  to  areas  where  parking  shortages  are 
so  severe  as  to  assure  immediate  financial  success. 

3.  Facilities  can  be  constructed,  maintained,  and  operated  through 
extension  of  functions  already  provided  by  the  municipality  in 
the  downtown  area  for  street  parking. 

Municipal  operation  of  off-street  parking  facilities  has  been 
criticized  for  various  reasons.  However,  experience  has  shown  that  the 
municipality  must  concern  itself  with  this  problem  if  a  satisfactory  program 
is  to  be  achieved. 

Private  facilities  may  vary  considerably  in  ownership  and  operation. 
Descriptions  of  certain  types  of  such  facilities  follow: 


Merchant  or  Customer: 


Individual  Merchant  -  The  provision  of  parking  by  the  individual 
merchant  may  not  be  permanent,  for  the  merchant  may  at  any  time 
see  fit  to  convert  his  property  to  a  more  lucrative  use. 

Free:  Free  parking  by  the  merchant  is  ideal  in  areas 
where  the  demand  is  low  or  where  all  users  furnish 
customer  parking;  otherwise  a  merchant  may  find  that  he 
is  also  furnishing  parking  to  the  customers  of  near- 
by establishments. 

Validation:  By  use  of  a  plan  that  combines  the  charging 
of  fees  and  the  validation  method,  the  merchant  can  be 
assured  that  only  his  own  customers  will  receive  direct 
benefit  from  a  parking  facility. 

Merchants'  Cooperative  -  Cooperative  operation  is  more  likely 
to  result  in  permanence.  Such  facilities  can  be  free,  or  a 
validation  schedule  can  be  used.  To  insure  full  use  of  this 
type  of  facility,  the  method  of  operation  should  be  made  clear 
to  the  customer  by  means  of  signs  and  other  forms  of  adver- 
tisement. 


Privately  Owned: 


Commercially  Operated  -  Operation  of  parking  facilities  solely 
for  profit  can  normally  be  undertaden  only  in  those  areas  where 
merchants  are  suffering  from  a  shortage  of  parking.  Although 
there  is  no  assurance  of  their  permanence,  a  commercially 
operated  parking  facility  is  a  contribution  to  the  supply  and  is 
always  useful  in  areas  where  the  shopper  is  willing  to  pay  for 
convenience. 

Rental  -  Rental  spaces  for  the  all-day  parker  fulfill  a  definite 
need  and  should  be  given  every  possible  encouragement.  However, 
these  operations  should  not  be  located  in  areas  of  high  parking 
demand.  If  rental  spaces  are  presently  or  potentially  avail- 
able in  areas  of  high  demand,  the  possibility  of  making  them 
available  for  shopper  parking  should  be  investigated. 

Employer  provision  of  Employee  Parking  -  A  program  of  this  type 
will  greatly  relieve  parking  congestion,.  If  each  merchant  in 
the  downtown  area  were  to  study  the  parking  habits  of  his  em- 
ployees, he  would  doubtless  discover  that  much  valuable  parking 
is  being  used  by  his  employees  to  the  exclusion  of  his  customers. 
A  program  established  by  employers  in  the  downtown  area,  to 
provide  employee  parking  areas  and  encourage  their  use,  would 
make  available  to  shoppers  a  substantial  amount  of  additional 
parking. 
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In  providing  parking  areas,  every  means  should  be  utilized  to  insure 
permanency.  Lease  arrangements  may  not  only  result  in  the  loss  of  parking 
at  a  time  when  it  is  most  needed  but  may  also  result  in  further  demands  for 
parking  by  the  new  lessees.  However,  where  purchase  is  impractical  or  im- 
possible, lease  arrangements  should  by  all  means  be  considered. 

The  provision  of  off-street  parking  is  a  matter  which  should  concern 
all  who  have  an  interest  in  the  future  of  the  central  business  district: 
property  owners,  merchants,  city  officials,  and  other  citizens.  The  job 
cannot  be  accomplished  by  any  single  group  but  requires  joint  effort.  All 
possible  approaches  should  be  considered,  even  for  short  term  solutions. 

Development  of  Block  Interiors 

A  detailed  study  has  been  made  of  the  central  four  blocks  of  the 
downtown  shopping  area  to  demonstrate  the  treatment  envisioned  by  the  plan. 

The  sketches  on  the  following  two  pages  show  the  "Possible  Develop- 
ment of  Block  Interior  and  Mall".  The  buildings  that  are  in  the  blocks, 
and  their  present  uses  are  indicated  on  these  sketches.  The  interiors  of 
these  blocks  contain  some  obsolete  buildings  that  are  either  vacant  or  used 
for  storage.  Some  of  these  buildings  have  been  removed  and  the  land  placed 
in  parking  use.  Additional  buildings  might  be  recommended  for  removal  by 
a  more  thorough  examination  of  their  present  use  and  value.   At  any  rate, 
badly  needed  parking  spaces  for  the  business  district  can  be  obtained  by 
the  removal  of  the  obsolete  buildings  within  the  downtown  blocks. 

The  development  of  parking  lots  in  the  interiors  of  the  two  blocks 
east  of  Center  Street,  on  either  side  of  Walnut  Street  as  shown  provides  74 
additional  ground  level  parking  spaces.  This  development  also  improves 
circulation  and  provides  areas  for  loading  docks  and  trash  disposal  units. 
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This  allows  for  the  removal  of  trucks  and  loading  zones  from  the  exterior 
streets  thus  reducing  traffic  congestion  and  adding  on-street  parking  space. 

The  interiors  of  the  two  blocks  west  of  Center  Street  are  presently- 
used  effectively.  However,  loading  docks,  a  few  more  parking  spaces,  and 
new  building  sites  could  be  developed  in  this  area  by  the  elimination  of 
existing  obsolete  buildings. 

It  is  envisioned  that  the  ground  level  parking  inside  the  blocks 
would  be  primarily  for  employees.  However,  businesses  that  now  have  or 
need  additional  parking  for  customers  would  use  appropriate  parts  of  the 
new  lots.  Employee  cars  would  remain  parked  most  of  the  day  which  would 
allow  free  truck  circulation. 

These  interior  lots  could  be  covered  with  second  floor  parking  decks 
that  would  furnish  shopper  parking.  Ramps  ascending  from  the  streets  would 
provide  automobile  access.  Pedestrian  access  would  be  by  stairways,  placed 
in  existing  alleys,  leading  down  to  the  stores  facing  the  street.  The 
parking  decks  would  be  extended  to  the  backs  of  the  second  floors,  now 
vacant  or  used  for  storage  creating  valuable  and  accessible  retail  space. 

Shoppers  would  have  quick  access  to  existing  ground  floor  shops 
by  exterior  and  interior  stairways.  New  or  existing  stairs  inside  the 
buildings  would  allow  ground  floor  shops  to  expand  into  the  second  floor. 
Service  to  upper  level  shops  could  be  provided  by  freight  elevators  from  the 
docks  below  or  by  trucks  during  slack  shopping  hours  on  the  top  levels. 
Storage  space  could  be  replaced  by  warehouses  in  appropriate  outlying 
locations. 

The  retail  space  created  on  the  second  floor  level  could  contain  a 
large  part  of  future  expansion.  In  the  two  blocks  east  of  Center  Street, 

-33- 


about  97,000  square  feet  of  second  floor  space  might  be  made  available 
for  new  retail  activity.  On  the  next  page  is  perspective  view  of  the 
possible  development  of  the  block  in  which  the  Goldsboro  Hotel  is  located. 
The  view  is  from  above  the  intersection  of  Center  Street  and  Chestnut 
Street  across  the  interior  of  the  block  toward  Walnut  Street.  The  interiors 
of  other  downtown  blocks  could  be  developed  in  this  fashion.  The  blocks 
above  were  merely  picked  to  demonstrate  this  method  of  improving  the  central 
business  district. 

Pedestrian  Circulation 

The  pedestrian  oriented  businesses  that  border  on  Walnut  Street  pro- 
vide an  opportunity  to  separate  pedestrian  and  automobile  traffic  in  this 
area.  This  separation  would  add  much  to  the  convenience  of  shopping  and  to 
the  elimination  of  traffic  hazards..  This  can  be  accomplished  by  developing 
Walnut  Street  into  a  pedestrian  mall.  The  success  of  the  mall  would 
depend  upon  adjacent  parking  lots  that  would  allow  shoppers  to  park  readily 
within  a  short  distance  of  the  stores.  Walnut  Street  provides  only  a  few 
spaces;  an  average  of  14  on  each  side  of  each  of  the  three  blocks  proposed 
for  the  malic  The  use  of  these  spaces  and  the  traffic  flow  on  the  street 
prevent  shoppers  from  crossing  back  and  forth  conveniently  to  different 
stores.   The  mall  would  create  more  space  for  shoppers  and  easier  access 
to  all  stores  on  both  sides  of  the  street. 

The  mall  can  be  developed  into  an  attractive  area.  However,  it 
should  remain  a  shopping  area  and  not  be  turned  into  a  park.  Small  land- 
scaped areas,  with  planting  and  trees,  would  be  sufficient  to  produce  a 
pleasant  atmosphere.  Benches  would  provide  relaxation  for  shoppers  during 
their  shopping  trips.  Businessmen  would  have  pleasant  meeting  places  to 
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converse  with  clients  and  customers.  Glass  enclosed  display  cases  in  the 
mall  could  create  more  display  area  for  the  stores.  The  two  restaurants 
on  Walnut  Street  might  expand  into  the  outside  area  during  appropriate 
seasons  of  the  year.  The  paved  portions  of  the  mall  should  be  designed  to 
allow  passage  of  fire  trucks  and  other  emergency  vehicles.  They  could  enter 
the  mall  over  shallow  curbs  at  each  end  of  the  mall  segments. 

Canopies  erected  along  both  sides  of  the  mall  would  give  protection 
during  inclement  weather  and  from  summer  sun.  The  canopies  would  tie 
separate  buildings  together,  creating  a  unified,  pleasing  appearance.  Signsa 
in  regulated  sizes,  could  be  suspended  from  the  canopies.  The  top  of  the 
canopies  might  even  be  used  as  second  floor  walkways,  connecting  the  second 
floor  parking  decks  across  the  mall. 

An  attractively  developed  mall  could  become  a  great  center  of  in- 
terest for  Goldsboro,  attracting  visitors  from  surrounding  cities.  A 
perspective  of  the  possible  development  of  the  Walnut  Street  mall  is  shown 
on  the  following  page. 

This  view  is  from  Center  Street  looking  west  on  Walnut  Street. 

A  pedestrian  way  in  the  center  of  the  block  east  of  the  County 
Building  could  add  much  to  the  development  of  this  area.  The  space  on  each 
side  of  it  could  provide  a  good  location  for  new  private  office  buildings, 
especially  those  having  business  with  the  various  governmental  functions  in 
this  area.  Such  offices  could  face  the  pedestrian  way  with  landscaped  off- 
street  parking  lots  behind  them  opening  on  the  streets.  This  would  enable 
clients  to  park  in  the  lots  and  enter  the  center  of  the  block  on  walkways 
between  the  buildings.  Pedestrian  circulation  between  the  offices  and  the 
County  Building  would  be  pleasant  and  direct. 
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A  street,  two  blocks  long,  connecting  Charles  and  Daisy  Streets 
is  proposed  to  improve  CBD  circulation.  This  street  which  would  parallel 
Big  Ditch  would  leave  a  residual  open  area  that  connects  with  the  east 
end  of  the  pedestrian  way  mentioned  above.  This  area,  if  developed  as  a 
park,  would  offer  a  pleasant  addition  to  the  central  area  of  the  city. 
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VI.  PLAN  IMPLEMENTATION 

There  is  no  formula  by  which  a  plan  involving  as  many  interests  as 
does  that  of  the  central  business  district  can  be  implemented.  Experience 
tells  us  however,  that  the  good  will  of  all  interests  is  necessary  to  de- 
velop and  to  successfully  carry  out  such  a  plan.  Also,  that  successful 
ventures  of  central  business  district  improvement  elsewhere  have  involved 
both  public  and  private  financial  participation. 

Since  there  is  no  formula,  there  is  also  no  set  organizational 
pattern  to  follow.  While  one  organizational  form  has  succeeded  in  one 
place  the  same  may  fail  in  another.  Chambers  of  Commerce,  downtown  business 
men«s  associations,  major  land  holders,  owners  development  cooperatives, 
Urban  Renewal  Commissions,  Civic  Associations,  and  Municipal  governments  are 
some  of  the  organizations  that  have  in  various  cities  assumed  the  role  of 
leadership  in  central  business  district  planning  and  development.  Generally 
speaking,  however,  it  takes  more  than  one  of  these  groups  to  be  successful. 
Thus,  for  Goldsboro,  it  is  recommended  that  the  task  not  be  left  to  one  group 

alone. 

Before  specific  projects  are  begun,  refinements  in  the  preliminary 
plan  for  the  central  business  district  must  be  made.   For  the  most  part, 
the  agency  or  organization  that  will  invest  in  the  improvement  represented 
by  the  refinement,  will  sponsor  the  study  necessary  to  refine  the  plan. 
Specific  improvements  may  be  financed  in  a  number  of  ways.  For  instance 
parking  lots  could  be  financed  either  with  public  or  private  funds.  The 
private  financing  of  parking  facilities  is  handled  in  the  same  manner  in 
which  other  private  ventures  are  financed. 
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Public  facilities  may  be  financed  by  any  one  of  a  variety  of 
methods;  several  possible  methods  are  described  below: 

1.  Current  Budget  Expenditures  -  As  part  of  the  municipal  fiscal 

budget,  allocation  is  made  for  expenditures  to  finance  the 
purchase  and  expansion  of  parking  facilities,  commensurate  with 
other  fiscal  budget  items  and  expenditures.  In  the  use  of  this 
method  the  need  for  off-street  parking  must  be  considered  in 
relation  to  other  needs  of  the  community,  some  of  which  may  be 
deemed  more  pressing. 

2.  General  Obligation  Bonds  -  Such  bonds  are  subject  to  debt  ceil- 

ings and  to  other  limitations  which  may  be  imposed  on  this  type 
of  issue.  In  this  method  also,  parking  needs  must  be  considered 
in  connection  with  any  other  proposed  improvements  which  would 
result  in  municipal  indebtedness. 
3»  Revenue  Bonds  -  This  method  has  proved  especially  useful  for 
critical  areas.  In  many  cases  merchants  and  property  owners 
have  been  willing  to  assist  in  this  program  by  the  purchase 
of  bonds  when  no  other  investors  could  be  found. 

4.  Assessment  -  Many  cities  have  financed  parking  facilities  by 

assessing  the  property  owners  benefited,  and  experience  has 
shown  this  program  to  be  the  most  successful  when  the  impetus 
for  its  use  has  come  from  the  property  owners  themselves. 

5.  Parking  Revenue  -  Many  cities  have  used  revenues  from  street 

meters  and  existing  parking  lots  to  finance  additional  facil- 
ities, or  have  obligated  these  revenues  for  the  redemption  of 
bond  issues  for  such  development.  Although  Goldsboro  does  not 
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have  parking  meters,  it  should  evaluate  this  method  of  financing 
against  the  others. 

New  streets,  expansion  of  existing  streets  and  intersection  im- 
provements are  ordinarily  planned  and  financed  with  public  funds.  Building 
modernization  and  improvements  are  normally  privately  financed,  however 
certain  government  programs  assist  and  give  impetus  to  private  developers, 
such  as  programs  offered  by  the  Small  Business  Administration. 

Malls  and  pedestrian  ways  could  be  financed  with  public  and  private 
funds.  Although  the  primary  responsibility  for  such  public  ways  would  lie 
with  the  municipality,  assessments  may  be  levied  on  adjoining  property  owners 
to  help  pay  for  the  cost  of  such  an  improvement.  The  cost  of  beautification 
treatment  might  be  borne  by  local  businessmen. 

The  physical  development  of  the  central  business  district  should 
follow  an  orderly  sequence  over  a  period  of  years.  The  first  need  is  the 
development  of  the  parking  lots.  The  lots  closest  to  the  existing  busi- 
nesses should  be  developed  first,  and  the  outlying  lots  added  as  business 
areas  expand.  Land  for  the  future  lots  should  be  acquired  as  early  as 
possible,  while  land  values  are  lowest.  The  lots  in  the  interiors  of  blocks 
could  be  developed  for  the  ground  floor  at  first  with  decks  being  added  at 
a  later  date.  Traffic  circulation  should  be  improved  along  with  the  parking 
lots.  In  this  connection,  Walnut  Street  should  be  de-emphasized  as  a  traffic 
street  so  that  at  the  appropriate  time  the  conversion  of  it  to  a  mall  can 
take  place  smoothly.  The  mall  will  be  of  little  benefit  to  the  city  or  to 
merchants  if  it  is  developed  before  people  can  park  to  use  it  or  if  it 
disrupts  traffic  flow. 
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Concurrent  with  the  initial  steps  for  providing  parking  lots  and 
improved  traffic  circulation  should  be  a  program  of  providing  amenities 
throughout  the  central  business  district. 

Most  of  the  foregoing  comments  have  dealt  with  the  physical  improve- 
ments to  be  made  in  the  central  business  district.  One  of  the  most  valuable 
tools  in  insuring  planned  development  is  the  zoning  ordinance.  Classifica- 
tions can  be  developed  which  would  permit  a  narrow  range  of  business 
activity  as  suggested  by  the  functional  groupings  developed  in  the  plan. 
Although  these  groupings  often  occur  naturally,  the  zoning  ordinance  will 
prevent  inappropriate  uses  from  occupying  space  especially  suited  for  other 
uses. 

Economic  development  must  take  place  with  physical  development. 
Continuing  investigations  of  management,  merchandising,  advertising  and 
business  techniques  should  be  made  to  insure  that  physical  development  is 
not  at  cross  purposes  with  economic  development. 
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VII.  CONCLUSIONS 

The  central  business  district  is  a  vital  part  of  the  city  of 
Goldsboro.  Its  continued  prosperity  concerns  all  of  Goldsboro»s  citizens. 
A  program  of  development  is  needed  to  maintain  its  growth  and  proeperity 
and  to  meet  outside  competition.  Much  money  is  now  invested  in  buildings, 
and  public  improvements.  More  money  must  be  spent  to  protect  this  invest- 
ment. If  future  investments  are  to  be  effective  they  should  be  made  in 
accordance  with  a  plan.  This  plan  must  not  only  attempt  to  solve  the  base 
problems  of  parking  and  circulation  but  it  also  should  provide  a  guide  for 
the  development  of  amenities  necessary  to  create  an  invulnerable  commercial 
center.  The  plan  recommended  in  this  report  is  but  a  step  in  this  direction. 
To  go  beyond  this  point  is  to  move  into  the  real  business  of  renewing  the 
central  business  district.  The  decision  of  whether  or  not  this  is  to  be 
done,  lies  with  the  people  who  are  willing  to  invest  in  its  cause. 
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